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1,0 INTRODUCTION 


1am Foreword 


This study is an analysis of a survey of 13 Business Improvement Areas 
(BIA's) across the Province of Ontario. The interviews were carried 

out by telephone during the months of July and August, 1979 by Environics 
Research Group on behalf of the Community Renewal Branch, Ontario Ministry 
of Housing. Table 1 below sets out the details relating to the number of 
completed interviews, size of municipality and the dates of formation of 
the BIA. The Map on the following page shows the location of each of the 
BIA's. 


TABLE 1: Business Improvement Areas Survey 
Interviews Completed 


Number of Community 
Interviews Population BIA 
Municipality/BIA Completed Percent (1979)* Formation** 
Ottawa Westboro 54 5.73 eke 
Brockville 148 hS5 19,967 
Almonte 36 Sete aeons. 
Trenton 84 8.8 14,484 
Bloor West Village 142 14.9 6555095 
Orangeville 100 10% 13). 085 
Dundas 55 Sn 19,266 
St. Thomas oF eZ al GSH ES 
Wallaceburg AS 4.7 11,424 
Amherstburg 56 Sad) De O50 
Midland 60 6235 Tas 
Kirkland rk Tees) 12 ,460 
Dryden 24 aS 6,505 
Total 952 100.0 


* Ontario Municipal Directory, 1980 
** Community Renewal Branch, Ontario Ministry of Housing 
sources GexG his Survey, 1979 
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ihe Scope of Study 


The purpose of the study is to monitor the economic performance of 
Ontario BIA's and specifically to help the Ministry to ultimately answer 


three questions: 


1. Do BIA's create a stable business environment? 


2. Do varrous types of businesses within-BIA's 
obtain economic benefits? 


3. What factors account for the level of economic 
performance of various BIA's? 


It should be pointed out that this study is not an evaluation of the BIA 
program itself. That is, no systematic effort has been made to assess 

the impact of the program on the economic performance of the business area. 
This sort of analysis would require a more specific investigation of the 
improvements made by the various BIA's after their formation and an analysis 
of sales in years subsequent to these improvements. - Since 10 of the 13 
BIA's in this survey had been formed less than two years prior to our 

August, 1979 survey, a future study, conducted in perhaps three to four 
years, would be required to provide the basis for evaluating the performance 


of the BIA program itself. 

se Methodology 

1S, Le Overal la Studyovesien 

During July and August, 1979, Environics Research Group completed a survey 


of 952 members of thirteen Business Improvement Areas (BIA's) across the 


Province of Ontario, 
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The telephone survey technique was used to gather the data. The calls 
were preceded by an introductory letter from the Minister of Hous ing 
explaining the purpose of the study, as well as a list of items for 
which information would be required. (Survey instruments are in 


Appendix A). 


The following is a description of the design of the survey and analysis 


of its results. 
1.3.2 BIA's and Businesses Selected 


The Ministry of Housing selected the thirteen BIA's to be surveyed: Almonte, 
Bloor West Village (Toronto), Dryden, Dundas, Kirkland Lake, Midland, 

Ottawa Westboro, Wallaceburg, Brockville, Orangeville, Amherstburg, Trenton 
and St. Thomas. The potential sample was 1,401 BIA members. Membership 
lists were supplied to the Ministry by each local BIA chairman. 


It was determined that the businesses surveyed would include those establish- 
ments that provided direct sales and services on the premises. Consequently, 
lawyers, accountants, engineers, realtors and insurance brokers and adjusters 
were eliminated from the sample by the Ministry and by ERG during the 
processing of the lists (including looking up telephone numbers) as well as 


during the interviewing. 
1.3.3 Obtaining Telephone Numbers 


Telephone numbers were required for all businesses in the thirteen BIA's. 
Five lists, Bloor West Village, Trenton, Brockville, Orangeville and 
Kirkland Lake were given to ERG with numbers supplied. The rest of the 
telephone numbers were found, when possible, in local telephone direc-_ 


tories and through telephone information. We attempted to find the 
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numbers not obtained in this manner from the contact person in each 


BIA or from a neighbouring business. 
1.3.4 Mailing Introductory Letters 


As BIA lists became available, introductory letters and a list of items 
on the questionnaire were sent to members. Mailing took place between 
July 30 and August 15, 1979. 


ioe Interviewing 


Ten professional interviewers were briefed. Telephoning began approxi- 
mately one week after introductory letters were sent and continued for 
each location for a period of ten days. Interviewing took place be- 


tween August 7 and 28. 


Interviewers were instructed to make seven call-backs in order to obtain 
the information required. In many instances, more call-backs were made 
Since we were dealing with busy people who were in and out of their 
stores and would be available if we called back. Interviewers spoke 
only to people who had received letters; second letters were sent out 


when necessary to approximately 50 respondents. 


When WATS lines were available, interviewers called from Government phones. 
When WATS lines were not available, interviewers called from home tele- 
phones. Most telephoning took place between the hours of 9:00 a.m. and 
6:00 p.m.; however, many businesses preferred early morning or evening 


calls, and they were accommodated. 


1.3.6 Completion Results 


From the original list of 1,401 businesses, 952 were successfuly completed. 


Of the remaining 455 businesses, 265 were discovered to be ineligible for 
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the study (moved, ineligible business type, no longer in business, etc.), 
while only 190 were unable to be interviewed (refusal, imable- to. contact 
manager , information not available, etc.). Consequently, the "effective 
response rate" to this survey is 952 of 1,142 potentially eligible 


businesses or 83 per cent. 
14.) Definitions 


Extensive analysis of the data together with its synthesis into units 
comparable with other published standardized data has been undertaken 
and is reported in various forms. For the purpose of this study the 
following basic definitions have been used and are constant throughout 
este: 


Gross Leasable Area (GLA): GLA is the area the respondent states is used 
by him for the purpose of carrying out his business at the premises 

in the BIA. For this study, it is not of importance whether the 

premises are leased or owned outright by the business or are held in 


some form of combined tenure. 


Type of business: Table 12 on page 19o0f this report shows the various 
classifications of levels of reporting of Type of Business, together with 
a detailed breakdown of the classifications incorporated into the 


expression Department Store Type Merchandise (DSTM). 


Department Store Type Merchandise (DSTM): This classification 1S) Seu 

out in Appendix B and comprises essentially those items which can properly 
be expected to be sold in a Department Store. It will be noted that 
certain items and services which are sometimes found in department stores 
are not: included: beauty and hairdressing, travel acency more: These 


are included in the ancillary category. 
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Teo Assumptions Made 


For the purpose of this study it was decided to report all sales and 
costs in terms of 1979 constant dollars. This correction is shown in 
Table 2, Consumers Price Index 1974 - 1979. 


TABLE 2: Consumer Price Index 1974-79 
and 1979 Constant Dollar Index 


All Items | Clothing 


All Items, Clothing and Food Indexes: 1971 =.100.0 


SOULCe sotatistics Canada 
Consumer Prices §& Price Indexes 1978-79 
Tablen9 Ca tay 62-010 


Again, after consideration of the extended range of the component parts 
of the all-item index, it was decided to use the clothing price index 
as the basis of the multiplier to bring 1974-1978 dollars and amounts 
into 1979:dollars, with the exception of food.) Aiseparate index has 
been used for food as this item has grown at a faster rate than the 


clothing or the all-item index. 
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In order to preserve comparability the amounts shown are based on a 
gross leasable area figure reduced to a dollar per square foot basis. 
In all instances, the amounts used were those given by the respondent 


in our 1979 survey of businesses in the BIA's. 
10 Acknowledgements and Caveats 


Data relating to shopping centre sales, rents and costs were obtained 
from ‘Dollars and Cents of Shopping Centres 1978', Urban Land Institute. 
Dollars and Cents of Shopping Centres is a cooperative venture published 
in conjunction with members of the International Council of Shopping 


Centres and is authoritative, reputable and accurate in these matters. 


The data used is that given by the respondent and is assumed to be 
accurate; however, it is our experience that sales tend to be under- 
reported and costs over-reported. Nevertheless, as will be seen in this 
study, the anomalies uncovered are marginal and by-and-large the findings 


are consistent with other published data. 
ay Statistical Analysis 


The 952 completed interviews were recorded and edited, and in due course 


became the data base analysed for this report. 


Preliminary analysis using standard programs showed that certain questions 


required careful classification in order: 


e to provide equi-scaled classes, and 


e to provide responses in groups that match, standard 
information from other sources. 
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These frequency count classifications detailed: 


e allocation of SIC uses into three levels of 
complexity 


e allocation of rents, costs and taxes into 
varying groups of ranges 


® -aliocationsof time. {yearsninsbusiness.. tease 
expiration) into time bands that were rational 
and meaningful 


‘A further complication arose when each of the BIA's were considered 
separacely, that of confidentiality. That’is to say, in’a BIA of 25 
responses, the divulging of sales at the tertiary level or even at the 
secondary level would enable competitors to ascertain sales levels 

where there were only one or two businesses in a given group. In order 
to obviate this problem it was decided to clump BIA's into four groupings 


based on commmity size. 


While this created certain problems owing to the wide range of municipal 
populations (fromes,521 to 655,685) ,.1t 1s believed: that the clustors 
proposed are rational in a demographic sense. While the projects in 
Ottawa and Toronto were in major metropolitan areas, it is certain (based 
on other consumer surveys carried out by the writers of this report) that 
each of these BIA's actually served a primarly trade area of 30 to 40 
thousand population. A primarly trade area is by definition that area 

or catchment area from which 66 to 80 per cent of the trade by way of 
sales is derived. Thus, a BIA such as Bloor West Village in Toronto 


might expect to get 75% of its trade from its primary trade area. 


With this in mind, it was decided that sales and rent level tables would 
provide data for each of four groups relating to the size of the popu- 


lation of the mmicipality, with Ottawa Westboro and Bloor West Village 
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classed as over 25,000 population: 


e Under 7,500 persons 


Tso0lo= Wo, 0007persons 


T5300 e250 CUR persons 


e Over 25,000 persons 


Having completed this collapsing of classes of variables, a series of 
analyses were carried out using Factor and Discriminant analysis in 
order to ascertain whether or not there were any underlying or hidden 
factors influencing sales per square foot. In every case, it was found 
that only random chance caused variations. Size of community, type of 
business, size of premises, length of occupancy of premises’, number of 
years in business were all considered in this stage of the analysis 

and none were found to have a statistically significant influence on 


Saves. 
ley Missing Data 


In all studies missing data creates problems. In cross-tabulations, if 
there are too many empty or sparse cells (those with fewer than 5 cases), 
the tests. of statistical signiticancemay. not be accurate or even 
appropriate. In order to reduce this problem to manageable levels, it 

is possible to carry out certain computer generated missing values 

by regression to fill in data cells or to collapse the classes within 
variables.to, bring. the cell, count) toa reasonablevlevel.. ins themcace 

of cross-tabulations, it was decided to collapse classes to achieve 

this. As statedbefore, this had-the desirable secondary, effcct,of 
permitting detailed breakdowns of sales at a tertiary level without dis- 


closing confidential information. 
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2,0 SUMMARY AND CONCLUSIONS 


Tea Summary of Findings 
2.1.1 Number of Employees 
An examination of Table 3, Number of Employees, shows that slightly 
over two-thirds (68.7%) of the businesses in the survey had five or 


fewer employees; that an additional one-quarter (24.8%) had between 


6 and fifteen staff; while only one-twentieth had 16 or more employees. 


TABLE 3: Number of Employees 


Number of Absolute 
Employees Frequency Percent Cum. 


oe 


1S Person 14.4% 
ZeECTSOns 3126 
5 Persons AS 2 
4 Persons 60.0 
> eLersons ore I 
6-10 Persons 87.3 
11-15 Persons ODD 
16-25 Persons 96.2 
Zour lUSerersons 100.0 


Total 


Source: ERG BIA Survey, 1979. 
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2.1.2 Age of Business and 
Years Established in BIA 


Reference is made to Table 4, Age of Business and Years Established in 
BIA below. It should be noted that there is a statistically signficant 
relationship between the two variables. The majority of businesses 
surveyed have been in business in the BIA for 10 years or more and nearly 
three quarters for 5 years or more. Conversely, only about one quarter of 


the businesses surveyed have been in business in the BIA for less than 


Day Cals. 
TABLE 4: Age of Business 
No. of Years In Business 
Voce Abs. “la Abs. 9 Conon 
Freq: 
70-80 years 4, 39 4.1 4.1% 
60-70 years 520 ae) 25 eG 6.7 
50-60 years 4.6 12.9 36 cic eee ell 
40-50 years 4.6 ae a7 3.9 14.4 
30-40 years The Zoe 69 Toe 21.6 
20-30 years hee Aon 103 | 10.8 32 35 
10-20 years Zed Soa 193 AAAS) yr 
Dewey ears 19.6 Has OF 2027 73.4 
Less than 5 years 22.0 100.0 Zo) 26.6 100.0 
Total 100.0 95777) 10020 


source: ERG BIA Sumpey, 71979. 
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2.1.3 Ownership of Business 


Almost four-fifths (79%) of those surveyed stated that they were indepen- 
dently owned; some 8.8% were branches or subsidiaries and almost the 
same percentage (8.6%) were operated under some form of partnership 


agreement. 


TABLE 5: Ownership of Business 


Absolute 
Frequency 


Independently Owned 


Partnership 


Franchise 
Branch 


Subsidiary 
Total 


Source: ERG BIA Survey, 1979. 


2.1.4 Tenure 


Just over one-third of the sample (36.3% of the total) stated that they 
owned their place of business; the remainder (62.5% and 1.2%) were either 


leasing their premises or holding them under a combined form of tenure. 
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TABLE 6: Tenure 


Absolute 
Frequency Percene Cum. 


35.6% 26.3% 


Lease 
Combined 
Dotan 


Source:- “ERGsBIA. survey , 1979. 


2.1.5 Non-renewal of Lease 


Of the 38 businesses in the sample (4% of the total) not renewing their 
leases or proposing to go out of business, one-sixth (15.8%) were food 
type stores and one half (52.6%) were in the general merchandise category. 
A further one-sixth of the total were in the ancillary or service 


Classitdcatione 
2.156. Annual Rent 


Net Rents 


As was to be expected, a wide range of rents were reported, with three- 
quarters of the sample paying less than $7.50 per square foot net rent 
per annum. This compares favorably with known rental levels in major 
shopping centres in Ontario in 1979, bearing in mind that due to unusually 
long terms, many leases (23.6%) are at rentals of less than $2.50 per 
square foot - a rental level that is no longer commonly .to be found..in 


shopping centres: 
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TABLE 7: Annual Net Rent 


Rent Range Absolute 
(Petesd. rit, |) Frequency Perecne 


$0.01-2.50 
$2.51=5.00 
$5.01-7.50 
o7 51-1000 
SNOROd 12550 
$12.51-15.00 
S15, 0lep lus 


Total 
pouUnGes ERG BIA Survey, 1979 


It should also be noted that in very few instances 1s a shopping centre 
lease other than one of guaranteed minimum rent plus a percentage of 

Sales. Coupled with this 1S the usual*covenant in the Jiease that if the 
tenant Of the mall does not pay percentage rent in excess of the guaranteed 
minimum by a time certain (usually 3 years from commencing the lease), 

then the lease is terminable at the will of the landlord. Thus, while a 
tenant may pay a low minimum, it is rare for the tenant not to by paying 


a healthy percentage rent. 


Again in considering the cost of utilities, it is important to remember 
when comparing costs to those in a shopping centre that common area 
maintenance and Heating Ventilation and Air Conditioning (HVAC) costs can 
represent an amount equal to $1.00 - 2.00 per square foot of additional 


costs not encountered by a business in a BIA. Also, the costs of the 
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individual stores'HVAC may run $0.50 - $1.00 per square foot. Further 
additional charges for Merchants Association Membership can add between 
$0.25 - $0.50 per square foot. 


Thus, it can be seen that it is possible for utilities and other costs 
chargeable to an individual storekeeper in a shopping centre to range 


between $2.00 to $3.00 per square foot. 


Utilities 
Table 8, Annual Utilities shows that the three quarters of those reporting 


had an annual cost of $1.50 or less per square foot for utilities, which 


compares well with those found in shopping centres ($2.00 - $3.00). 


TABLE 82- Annual Utilities 


(S/sq.sic.) 
26.7% 26.7% 
30.0 56.7 
sy Mellie ik 
. 85.6 
ei 88.7 
6 92.3 
3 93.6 
4 0 


=) 


Source: ERG BIA Survey, 1979. 
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Gross Rents 


Examination of Gross Annual Rents shown in Table 9 shows that half of the 
respondents had gross rents of less than $5.00 and that only one-third paid 


over $7.50 per square foot. 


TABLE 9: Gross Annual Rents 
(S/sqttt) 


Rent Range Absolute 
(per sq. ft.) Frequency Percent 


6001-2 350 
$2.51-5.00 
$5.01-7.50 
Goes 10300 
$10.01-12.50 
$12, 51-15. 00 
S15;0L “pilus 
Total 


Sources ERG bl wourvey , 11979. 


Pei eepudsaness: Laxes 


Inspection of Table 10, Annual Business Taxes shows that only one-tenth 
of those in the sample paid over $1.00 per square foot in business taxes 


and that over two-thirds pay under $0.50 per square foot. 
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TABLE LO: Annuals Business Taxes 


Tax Range Absolute 
(NereSds Cel.) Frequency 


Source: ERG BIA Survey, 1979. 


Peas Rear Access to Premises 


Reference is made to Table 11, Rear Access to Premises, which shows that 


over two-thirds of the premises have rear access. 


TABLE Gi: -Rear Access to Premises 


Absolute 
Frequency Percent 


Caterory Label 


Yes 
No 


Not Applicable 
Total 


source:* ERG BIA Surveys 1979, 
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Cole CmeGiassi fication: Of Uses in, BIA's 


The Standard Industrial Classification (SIC) Code was used to categorize 
the 952 businesses in this survey (See Appendix C). As stated, various 
levels of classification of uses have been utilized in this study in 

order to provide for comparability with other data and census material. 

The three levels of breakdown as shown in Table 12, Classification of Uses 
in BIA's will enable the data base to be used at various levels of detail. 
Thus, it is theoretically possible to obtain a cross-tabulation of sales by 
tertiary level group class in Almonte or Dryden; but, due to the size of 
the sample, there would be many empty cells in the tabulation and the 


possibility that confidential sales figures would be disclosed. 


TABLE 12% Classification of Uses or BILA'Ss 


a ae a Secondary Level Tertiary Level 
en 


N 
Food = 0 Grocery 
Restaurant 
8 


Retail 525 Deptarotore 
Variety eStore 
DSTM Retail 
Non-DSTM Retail 


Automotive Garesates 19 Zeal: 
TBA 10 see 
TBA 


Ancillary WS ae Ancillary Te 52 Ancillary Retail azz Lee2 
ee 


Dept. Store 
Variety Store 
Apparel 
Furn-App1. 
Drugs -HBA 
Hardware 
Other Retail 


Cars New & Old 
Cars Used 


10.8 Other NEC NOS Other NEC 


Not Elsewhere Classified 
Tires, Batteries, and Accessories 
Health and Beauty Aids 


Be 


source: ERG BIA Survey, 1979. 
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Reference is made to Table 13, Percentage Growth and Decline of Sales 
1974 to 1979. It was decided to examine the relative situation relating 
to absolute growth or decline over the longest period of sales available. 
Accordingly, taking the years 1974 and 1979, we examined the change (if 
any) in sales reported on a square foot basis. The result of this is 


set out below. 


The data presented is based on 317 (1974) and 568 (1979) valid responses 
and can be considered statistically accurate 19 times out of 20, within 
a margin of +6 per cent. Bearing this in mind, and examining the 

bottom right corner of the table, it is to be be noted that sales (using 
a weighted average $/sq. ft.) showed a decline of $1.00 or OVS per cene 


which is statistically insignificant. 


Thus, on the basis oO: these ffetres 14s possible to state that merchants 
in the areas under study enjoyed stable economic performance over the 
1974 - 79 period. 


TABLE 13: Percentage Growth and Decline of Sales 1974-1979 
(Dollar Sales/Square Foot in 1979 Constant Dollars) 


(+9.8%) 


(+1258) 


SES 
$130 


$1 (-0.8%) *## 


N=Number of valid responses in group. 


This cell indicates that 303 of businesses in the food category had $1-50 dollar sales 
per sq. ft. in 1974 and in 1979, and that there was neither an increase or decrease in 
the percentage of food stores selling between $1-50 sales per sq. ft. in the period 
POV AS a VOTO 


“xk Weighted Average 
Source: ERG BIA Survey, 1979. 
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While sales data for the 13 BIA's surveyed are useful in themselves, the 
obvious question arises as to the relative sales performance of the 13 
BIA's. It was therefore decided to examine the relative sales growth (in 
constant 1979 dollars) evidenced in the 13 BIA's compared to Ontario as 

a whole and Canadian shopping centres. Accordingly, sales for all retail 
trade in Ontario and for shopping centres was examined and converted into 
percentage differences. Examination of the data set out in Table 14, 
Comparative Sales Data, 1974-1979 shows that sales within the 13 BIA's 
studied remained essentially flat, showing neither major growth nor decline, 
and that overall considerable growth took place in both shopping centres 


and the Province as a whole. 
Examination of the data in detail, group by group, invites the following 
comments, particularly in respect of the Ontario-wide and shopping centre 


data: 


Food 


According to industry spokesman, there has been little or no real growth 
in grocery sales over the past 6 years and that growth such as it might 
be relates to sales in non-grocery items such as health and beauty aids 
and household necessities. With the paucity of supermarkets (those food 
stores having a floor area in excess of 8,000 square feet) in BIA"s, it 
would appear that even those stores found in the BIA sample were not 
obtaining the small amount of growth available in the market. It should 
also be noted that sales in this group for the BIA's includes restaurants 
and other eating establishments, whereas those in Ontario Retail Sales 


and Shopping Centres do not. 


Retail Trade 


Examination of the actual real growth in Department Store sales in the 


period in question was 18.2% ($2,608 million in 1$79 dollars to $3,082 
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million). This growth has taken place outside the BIA's under study 
and generally outside the downtown business district which the BIA's 
represent. BIA's comprise mainly independently owned non-multiple 
branched enterprises and have not participated in this non-department 


store - chain store growth. 


‘Ancillary Uses 


The growth in sales found in this group of uses is probably due to the 
fact that there has only been limited opportunity for expansion into 
shopping centres by the typically independent service store. (Usually 
there is only one barber or beauty shop in a shopping centre creating 

a monopoly position). Thus, it is likely that the overall growth found 


in this group has taken place in the non-shopping centre operation. 


TABLE 14: Comparative Sales Data (1974-1979) 


(percentage growth of sales per sq. ft. 
and total sales in 1979 dollars) 


or Perso ur. Total Sales 


Thirteen’ BIAts Thirteen BIA's 
Surveyed Canadian Surveyed (mature Ontario 
(all businesses) | Shopping Centres | businesses only)* | Retail Sales 


Food (15%) ** 
Retail (64%) 
Ancillary (13%) 


Sources ERG BIA Survey, 1979. 
Ontario Sales: Statistics Canada 
Shopping Centres: Urban Land Institute 


* Mature businesses are business reporting 1974 sales in the 1979 ERG survey. 


** Per cent of all businesses in BIA's surveyed by ERG in 1979. 
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Lied Conclusions 


If we return again to the overall objectives of the study which is to 
monitor the economic performance of the 13 BIA's, we are able to say, 


on the basis of the data collected and the analysis undertaken that: 


1. The 13 BIA's have enjoyed a stable business environ- 
ment from 1974 to 1979..* In constant 1979 dollars 
there is*virtually no change in» gross sales per 


square foot over the six year period. 


2. Each of the various types of businesses at the 
primary level (food, retail, auto, ancillary and 
other) have shared equally in this stable business 


performance from 1974 to 1979. 


3. Factor and discriminant analysis reveals that 
stable business performance does not vary signi- 
ficantly by size of community, type of business, 


size of premises or number of years in business. 


4. However, while the BIA's surveyed have reported 
stable sales from 1974-1979, data for Ontario 
Retail Sales and Canadian Shopping Centres shows 
a real growth over this period, particularly in 
retail sales. These BIA's apparently did not 
benefit from the real growth of sales from 1974 
toml9 79. 
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The other economic features of the 13 BIA's surveyed can be summarized 


as follows: 


e businesses in BIA's tend to be small, with two 


thirds having five or fewer employees in 1979 


e businesses in BIA's tend to be long-established, 
with the majority having been in operation and at 
their present location for 10 years or more; only 
about 1 in 4 businesses have been in operation and 


at their present location less than 5 years. 


e the overwhelming majority (79%) of BIA businesses are 
independently owned, the remainder being either 


partnerships, franchises, branch offices or subsidiaries 


e about 1/3 own their place of business and about AES 


lease their place of business 


e only 4% of businesses do not expect to renew thers 


leases upon termination 


e three quarters of businesses paid less than $7.50 per 
square foot net rent and less than $1.50 per square 


foot for utilities per annum in 1979 


e 9 in 10 businesses paid $1.90 per square foot or less 
in municipal tax in 1979 and two thirds pay $0.50 


per square foot or less 


(25) 


two thirds of businesses surveyed have rear access 


to their premises 


at the primary level 57% of the businesses in our 
survey-are classified as retail, 16% food, 132 


ancillary, 11% other NEC and 3% automotive 


(26) 


APPENDIX A: SURVEY INSTRUMENTS 


br} 


‘ax? 
Ontario 
Office of the Ministry Hearst Block 
Minister of Queen’s Park 
2 Toronto Ontario 
Housing M7A 2K5 
416/965-6456 


way 265) £9 7.9 


Dear Sir/Madam: 


Re; Evaluation of the Business Improvement Area Program 


During the past few weeks, the Community Renewal Branch 
Oteeme Ontario Ministry of Housing, with the “assistance 
Ofplocal municipalities, has been conducting a study of 
business improvement areas (B.I.A.s). If you have been 

COnuaccred. FOr intormation by syour)BolL.A., we thank you 

EO WyOUuG ~COOperation. 


However, in order to do a complete Province-wide study, 
we require information which only you can supply. This 
information is needed to assist us in reviewing the 
BeebeA. program so that "your tax dollars, can be more 
effectively put to work in enhancing your business 
environment. 


In the next few days, we will be telephoning you. In 
order to expedite matters, we are attaching a list of 
the information we require from you. Please have this 
information readily available when we call. 


AMeeanrormation provided byvyouvwill be beld “in the 
strictest confidence. Only summary statistics’ will be 
released and no individual business will ever be identi- 
fied. Your coope ion is greatly appreciated. 


Yours sincerely, 


e F. Bennett 
Minister 


B.I.A. TELEPHONE SURVEY 


The following are the questions which will be asked 2,000 businesses in 


our telephone survey of your business improvement area starting the week 


of August 6th: 


ite 


10. 


ie 


Year your business started 


Since what year has your business been located in the 
business improvement or downtown area? 


Since what year has your business been located at the 


~ present address? 


Specifid line of business ¢ io Jad) tacM ol seen Oe eer 
Is your business 

(i) independently owned 
franchise operation 


) 
(iii) branch 
) subsidiary 


No. of employees at this address 
Do you own or rent your location? 


Gross floor area (in square feet) 


IF SPACE IS LEASED (Questions 9-12) 
Annual rent for B.I.A. location 


How much did you pay in utilities (water, gas, oil, 
electricity) in last 12 months? 


When does the lease at your present location terminate? 
(month, year) 


Do you expect to renew the lease when it terminates? 


EVERYONE (Questions 13-17) 


How much business tax will your business pay at its present 
locations inte. 


What do you estimate your gross sales for 19/9? 


15. What were your gross sales for each of the past 5 years in 
your B.1I.A. location? 
1978 


1977 
1976 
OSES) 
1974 


16. Do you have access for deliveries at the rear of the 
building? 


17. What is your postal code? 


These questions have been developed in order to establish a proper economic 
context for the businesses which can be found in a business improvement 


area. 


SPECIFIC DETAILS WILL BE DEEMED CONFIDENTIAL. The general summary 
information will be distributed to business improvement areas to assist 


them in their planning and development activities. 


ONTARIO MINISTRY OF HOUSING 
COMMUNITY RENEWAL BRANCH 
BIA QUESTIONNAIRE 


INTERVIEWER NAME: BUSINESS ID: | | 
DATEE ee TELEPHONE NO. | | | | 


Hello, I'm calling on behalf of the Ontario Ministry of Housing. 
May I speak to the owner or manager of NAME OF BUSINESS? 


IF NOT AVAILABLE ARRANGE FOR CALL-BACK, OTHERWISE CONTINUE. 
A few days ago the Ontario Minister of Housing sent you a 


letter requesting your co-operation in a study that we're 
doing of Business Improvement Areas. Did you receive this letter? 


IF NO ——g» NOTE THAT LETTER WILL BE SENT AGAIN 
IF YES —~g» CONTINUE 


I wonder if you could take just a few minutes and give me the 
information we requested in the letter? 


1. First of all, what is the street address of NAME OF BUSINESS? 


STREET NUMBER —— > | l l | 


3. Since what year has NAME OF BUSINESS been located 
in the Business Improvement or downtown area? YEAR ——?> | l | 


4. Since what year has NAME OF BUSINESS been located 


at STREET ADDRESS? YEAR —— > | | | 


5. What is the specific line of business of NAME OF BUSINESS? 
PROBE IF NECESSARY: RETAIL OR WHOLESALE 


SPECIFIC DESCRIPTION —— >» SIC —-t | | | 


Oo LisSethnss busanessaan: 


1 


independently owned business, 
or partnership, 


a franchise operation, 
a branch office, 


or a subsidiary of another compan 


7. How many employees does NAME OF BUSINESS have 
at STREET ADDRESS at the present time? NUMBER | 


1/60 


8. What is the gross floor area of the space your 


business occupies at STREET ADDRESS? 
SQUARE FEET ——» | | 


9. Does NAME OF BUSINESS own or lease the 
Space at STREET ADDRESS? 


ASK ONLY IF ) 
SPACE IS LEASED 10. What is the annual rent paid by your 
business at STREET ADDRESS at the 


t time? 
present time ¢ [ : 


11. How much did your business pay in included in 
utilities, that is water, gas, oil, lease a 
electricity in the last 12 months, don't know 


in addition to any utilities included 


in, the: rent? 
$ > ye a 


12. When does the lease terminate? 


MONTH ——> | | | 


YEAR -—> 
13. Do you expect to renew the lease Y 
s 5 es i 
when it terminates? 
No Z 
| Don’t know [3] 


ASK EVERYONE 14 - 18 


14. How much municipal tax will your business pay at its present 


location in 1979? 
$—,e |i | 


15. What are the estimated gross sales for 1979 of 


NAME OF BUSINESS at STREET ADDRESS? $—p | =a 


16. What were the gross sales for each of the past five 
calendar or fiscal years? 


OBTAIN INFORMATION FOR CALENDAR YEAR 1978 —$ |_ Cie eee ees emis 

(JAN. 1 TO DEC. 31) OR START WITH _ $ 

MOST RECENTLY COMPLETED "FISCAL" scat sene L wl deed wel 

YEAR AND WORK BACK. 1976 —wm$ | l free! 
1975 —wm$ | | 
1974 —wm$ | | 


17. I just have a couple more questions. Does your business 
at STREET ADDRESS have access for deliveries at the rear 
of your building? 


18. What is your postal code? on item eee 


19. Could you please tell me your name in case we require 
any additional information about NAME OF BUSINESS in 
the future? 


NAME ——p> ne ee OM emp ee y epey e ae ey 


THANK YOU FOR YOUR TIME AND CO-OPERATION. 


REASON FOR 
NON COMPLETION — >» 


1/165 


INTERPRETATION OF QUESTIONS IN QUESTIONNATRE 


QUeSt1ONy Za 


Question 3 - 


Question 6 - 


Cues T1OMay/ 


Question 8- 


Question 9 - 


ONES ClOig 4 e= 


In what year was NAME OF BUSINESS started? - This question 
refers to the year the business started under its present 


name. 


Since what year has NAME OF BUSINESS been located in the 
Business Improvement or downtown area? - This date refers 
to when the business was located in the downtown area, 

which could have been before or after the BIA program was 


started. 


Is this business an independently owned business, or partner- 
ship, a franchise operation, a branch office, or a subsidiary 

of another company? - All limited companies were considered 
independently owned businesses, unless they were branch operations 


of another company. 


How many employees does NAME OF BUSINESS have at STREET 
ADDRESS at the present time? - All people, including the 
owner and part time employees who work out of that partiular 


address at that time were included in the count. 


What is the gross floor area of the space your business 
occupies at STREET ADDRESS? - The area included outside area 
if it was part of the business operation;_.e.g., a car lot 


eo 
Or outdoor cate. 


Does NAME OF BUSINESS own or lease the space at STREET 
ADDRESS? - Some owners said they rented and did not have 


a lease; they were categorized as lessees. 


How much municipal tax will your business pay at its present 
location in 1979? - This tax referred to business tax only; 


it did not include BIA tax or realty tax. 


Question 16 - 


Question 17 - 


What were the gross sales for each of the past five 
calendar or fiscal years? - Since this question was not 
qualified by location, it was interpreted as gross 
Sales regardless of location. The major problem with 
this question was that when the business was bought as 
an existing concern during this period, sales figures 


previous to purchase were not available. 


Does your business at STREET ADDRESS have access for 
deliveries at the rear of your building? - This question 


refers to rear only and does not include side entrances. 


ERG 
August, 1979. 


PLEASE READ 


SURVEY OF BUSINESSES IN BUSINESS IMPROVEMENT 
AREAS (BIA) IN ONTARIO 


INSTRUCTIONS TO INTERVIEWERS 


BACKGROUND: We are gathering information for the Ministry of Housing 
from businesses in Business Improvement Areas. BIA's are 
commercial areas designated by their merchants. They pay 
a sum of money to the municipality beyond their normal 
business tax. This "tax'' is then returned to them to pay 
for improvements to the area. 


All businesses will have received a letter from the Minister 
of Housing detailing the information required. 


The crucial link in any survey is the interviewing. A valid survey requires 
a high completion rate which is determined by the length and wording of the 
questionnaire and the interview ''style". The combination of this brief 
questionnaire and your courteous but self-confident style will assure a 
successful survey. 


The following guidelines and suggestions are provided to assist you with your 
interviewing assignment. Please read the instructions carefully and go over 
the questionnaire at least once before you begin calling. 


MATERIAL: You have been provided with a list of names, addresses and 
telephone numbers, questionnaires, a copy of the introductory 
letter, a completed sample questionnaire and a time sheet. 


QUOTA: We are asking for a 100% completion rate. All businesses on 
your list must be contacted. Please call back up to 7 times 
in order to reach the person who can give you the required 
information. 


SURVEY TIME: This survey is to be carried out between August 13th and Lyte 
between the hours of 9:00 and 5:00. If you know a business 
is open in the evening or if you are asked by the establishment 
to call in the evening, please do so. We would like most 
interviews to be completed by Friday, August 17th. 


WHO TO 

INTERVIEW: Interview the owner or manager of the business unless you are 
specifically asked to speak to someone else. DO NOT INTERVIEW 
ANYONE WHO HAS NOT READ THE LETTER. If the letter has not 
been received, please be sure we have the correct address 
and then please call Andrea Sopher at 964-1397. We are not 
including banks, lawyers, accountants, real estate brokers 
and insurance companies in our survey. If one of this type 
of company is included on your list, politely terminate the 
interview and mark them NE (not eligible) on your list. 


CODING: 


IMPORTANT : 


St Le: 


(2) 


If you are unable to interview someone because of language 
difficulties, please inform Andrea. 


If you are told that the person to interview is located at 
another address (e.g., the head office), please find out 
the name, address and telephone number and inform Andrea 
So that’ avietter can ibe sent? to: them: 


the tixyst <1tem on your questionnaire 1s the business ID: 

This is the five-digit number directly above the name on your 
list. Please insert this number in the blanks with the 
telephone number under it. Please put your name and the 

date of each interview on the questionnaire. 


The proper coding of the questionnaires is very important. 
Q. 1 - Write in the street number and name as in the example. 
OF 2,5,4°- Write mn the complete year. 


Q. 5 - Write in type of business, being sure to include 
whether or not it is retail or wholesale. DO NOT 
WRITE IN spaces following SIC) , , 4 } 


Q. 6 - Circle only one response. A limited company is an 
independently owned business. 


Ome cel 0o ll l4 5) loa Beasure ‘to place the sfioures an the 
proper box. See the example. Employees 
include all people who work out of that 
location, including the owner, 


Q. 14 - This tax refers to business tax only. DO NOT include 
realty tax. 


Please code directly onto your list the results of your interview 
as follows, 


Completed Interview 
No Answer 

Refused 

Not Eligible 
Language Barrier 


Z @ 
as a Ze} Ole 
MY Te TL 


These interviews are executive interviews. They should take 
about five minutes. You may have to call back at the 
Proprietor's/Manager's convenience. Be courteous when this 
happens. You might inform him/her that the interview will take 
only five minutes, but if they are insistent on a call back, 
please do as they ask. 


(3) 


INFORMATION 
AND PICK-UP: You will be notifed later in the week when your material 


will be picked up, or when you should drop it off to us. 


NOTE: IT IS VERY IMPORTANT THAT YOU USE PENCIL ON THE QUESTIONNATRES. 
PLEASE CIRCLE OR WRITE CLEARLY AND PRECISELY. 


Please call Andrea Sopher at 964-1397 if you have any problems or questions. 
CALL ANDREA WEDNESDAY AFTERNOON TO REPORT YOUR RESULTS UP TO THAT TIME. 


Thank you for your assistance on this survey. 


Seren ene 


COMMUNITY RENEWAL BRANCH 
BIA QUESTIONNAIRE 


ONTARIO MINISTRY OF HOUSING 


INTERVIEWER NAME: fY. Sopher BUSINESS ID: [0,0 ,1,9, %| 
DATE: Bugost TELEPHONE NO. |Y, /,6|9,2,5|6,6,7, 6 


Hello, I'm calling on behalf of the Ontario Ministry of Housing. 
May I speak to the owner or manager of NAME OF BUSINESS? 


IF NOT AVAILABLE ARRANGE FOR CALL-BACK, OTHERWISE CONTINUE. 
A few days ago the Ontario Minister of Housing sent you a 


letter requesting your co-operation in a study that we're 
doing of Business Improvement Areas. Did you receive this letter? 


IF NO —g NOTE THAT LETTER WILL BE SENT AGAIN 
IF YES — @» CONTINUE 


I wonder if you could take just a few minutes and give me the 
information we requested in the letter? 


1. First of all, what is the street address of NAME OF BUSINESS? 


STREET NUMBER ——@ | Lica 
STREET 
ee YOUN TG 6 84.71 ine } cee 


2. In what year was NAME OF BUSINESS started? YEAR ——% iA ? Oras. | 


3. Since what year has NAME OF BUSINESS been located 
in the Business Improvement or downtown area? YEAR ——> | GGA oe 9 | 


4. Since what year has NAME OF BUSINESS been located 


at STREET ADDRESS? ; en a ey Ee bere 


5. What is the specific line of business of NAME OF BUSINESS? 
PROBE IF NECESSARY: RETAIL OR WHOLESALE 


SPECIFIC DESCRIPTION —® (yprés' CeoTHeS SIC —e | | 
_ RETAYR 


6. Is this business an: READ: 1 


lomepartuership Asm esa 
a pranch. Office, 
or a subsidiary of another compan 


7. How many employees does NAME OF BUSINESS have 
at STREET ADDRESS at the present time? NUMBER —pe!| 0) / ) 


ene ee en SS eee 


1/60 
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APPENDIX B: DEPARTMENT STORE TYPE 
MERCHANDISE (DSTM) 


DEPARTMENT STORE TYPE MERCHANDISE (DSTM) DEFINITION 


The following classes of businesses are included in the definitions of 


department store type merchandise (DSTM). 


It is also known in other 


reports as comparison goods, the inference being that purchases in this 


group are usually made after shopping around and comparison with like 


items has b 


cen carried out. 


| Stats. Canada 


Category Line Item 
Mens clothing iS 
Womens clothing 14 
Family clothing cS 
Bpecralty stores 16 
Family shoes ig 
Hardware 18 
Furniture iW 
Household goods 20 
Radio, TV and accessories a1 
Drugs and health and beauty aids a7 
Bookstores and stationery 25 
Florists 24 
Jewellers Zo 
Sporting goods 26 
Personal accessories Zi 


x 


Table 7 Retail Trades, Dec. 


1979 (63-005), Statistics Canada. 


(40) 


APPENDIX C: STANDARD INDUSTRIAL 
CLASSIFICATION (SIC) CODE 


TERTIARY LEVEL AND STANDARD INDUSTRIAL CLASSIFICATION NUMBER 


Standardelmcdus tread 
Level Classification Number 


5411 to 5499 (inclusive) 
5812, 5813 

Solak 
mon ee 
5611-5699 (inclusive) 
5712-5733 (inclusive) 


Tertiary 


Food 


Restaurant 


Department Stores 


Variety Stores 


Apparel 


Furniture-appliances 


Drugs, Health and 
Beauty Aids 


512 
5211-5261, (inclusive) 
5941-5999 (inclusive) 
Sod 
Seyall 
5551 


5149, 5541 to 5561, 5962, 
5969, 7011, 7901 to 7999 


Hardware 


Ancillary Retail 


Cars New and Used 


Cars Used 


Tires, Batteries and Accessories 


Other Nec. 
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